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   November 23, 2021
Department of Planning and Building

Town of McCordsville


Project:

PC-21-013, McCord Square PUD 
Petitioner: 

Rebar Development   
Request:
The petitioner is seeking a favorable recommendation on a rezone from Regional Commercial (CR) and Neighborhood (CN) to the McCord Square PUD.  
Staff Review:
This property was zoned most recently in 2008 as part of the previous development proposal also called McCord Square.  The property is currently mostly open field, which is farmed.  There are also four small parcels which feature single-family homes along Mt. Comfort Road included in the Real Estate.  A legal drain is located at the southwest corner of the site.  The former Town Hall site is also included in the Real Estate.  The property has frontage along Mt. Comfort Road (CR 600W), W Broadway (US 36), and CR 750N.  

Existing Land Use & Zoning

The subject parcel is approximately 49 acres and is located, generally south of W Broadway, west of Mt. Comfort Road and north of CR 750N.  Adjacent properties are zoned as follows:
· North: Neighborhood Commercial (CVS, McCordsville Commons, etc) and R-3
· East: Undeveloped agricultural land zoned Regional Commercial and R-2
· South: Across CR 750N is land zoned R-2 and R-1, this area includes two homes and undeveloped agricultural land
· West: Across Mt. Comfort Road are a number of properties zoned Old Town (OT) which feature either single-family homes or single-family homes converted to business uses  
Infrastructure


The subject property is located within the Town’s sanitary sewer territory.  Sanitary service will be provided via a gravity sewer.  Water service is provided by Citizens Energy Group.  Vehicular site access will be provided via an entrance on Mt. Comfort Road, W Broadway, and CR 750N.  The infrastructure for the Real Estate will developed and installed as part of the first phase of the project.  Internal sidewalks and perimeter paths will also be installed in accordance with the Town’s Ordinances and/or the requirements of this PUD.  Drainage infrastructure will be installed in compliance with the Town’s requirements.  
Development Proposal


The proposed PUD is a mixed-use PUD that is consistent with the Economic Development Agreement (EDA) the Town Council signed in August.  The Real Estate described in this PUD Ordinance is only 49 acres of an eventual town center expected to be 130 acres.  As additional land is acquired by developers those assemblages will be rezoned to this PUD, thus creating a master PUD for the entire town center area.  Staff also anticipates the likelihood that as additional properties are brought in, the PUD may need to be amended and fine-tuned.   

The standards in this PUD are quite different than most the PUDs in Town because this is a true mixed, walkable, town center project.  The built environment of this project will be starkly different from the typical suburban nature of the Town’s other PUDs.  As proposed the PUD features three (3) distinct districts.  The Gateway District is a more traditional, vehicular oriented commercial district on the periphery of the Real Estate adjacent to W Broadway.  The Mixed-Use District is the heart of the project and makes up the largest piece of the Real Estate.  The Village District is the south end of the project and is intended to be predominately residential.  Below are the bulk standards for each of the 3 districts.  

The Development Standards – Mixed Use District
1. Maximum Number of Lots


9
2. Minimum Lot Area



0.75 acres

3. Minimum Lot Width



130 feet

4. Minimum Front Yard Setback


15 feet***

5. Maximum Front Yard Setback


17 feet***

6. Minimum Side Yard Setback


10 feet

7. Minimum Rear Yard Setback


10 feet

8. Minimum Building Separation


10 feet 

9. Minimum Livable Floor Area (Dwelling Unit)
a. Studio




650 Square Feet
b. One Bedroom



750 Square Feet

c. Two Bedroom+



1,170 Square Feet
10. Maximum Lot Coverage



​​90 %

11. Maximum Height-Principal


50 feet

12. Minimum Height-Principal


24 feet 

13. Minimum Commercial Ground Floor Area**
50% of building footprint (100% for buildings fronting Mt. Comfort Road)

14. Minimum Non-residential Ground Floor Area**
75% of building footprint 

15. Maximum Dwelling Units per Lot

NA

16. Maximum No. of Dwellings per Building
NA

17. Maximum No. of Accessory Structures*

Not Permitted 

18. Maximum No. of Residential Units

500

*Uniform, permanent covered parking spaces integrated into the parking lot servicing residential dwelling units (located behind buildings), and trash enclosures shall be permitted.  This shall not be interpreted to allow carports. 

**The mixed-use buildings located on lots 7 & 8 shall be designed with a ceiling height that allows retail uses on the entire ground floor; however, this retail may be phased in over time.  Initially only one-fifth (1/5) of the ground floor space shall be required to be retail use.

***The MSRB will determine the setbacks along Market Drive, 1st Street, and 3rd Street based upon the future intended uses of those parcels. 

The Development Standards – Gateway District
1. Maximum Number of Lots


7 
2. Minimum Lot Area



1 acre

3. Minimum Lot Width*



125 feet

4. Minimum Front Yard Setback

50 feet (25’ on Market St) 

5. Minimum Side Yard Setback


10 feet

6. Minimum Rear Yard Setback


20 feet

7. Minimum Building Footprint


1,500 Square Feet

8. Maximum Lot Coverage


75%

9. Maximum Height-Principal


35 feet

10. Minimum Height-Principal


16 feet 

11. Maximum Primary Structure per Lot

1

12. Maximum No. of Dwellings per Building
NA

13. Maximum No. of Accessory Structures**
Not Permitted

* The lot width of triangle shaped lots may be permitted to be less than 125’ if the MSRB determines the lot cannot be developed at 125’ in width, the lot meets all other development standards, and is found to be the best use of the property.

**Trash enclosures and drive thru canopies shall be permitted.  

The Development Standards – Village District  
1. Minimum Lot Area



2,000 Square Feet

2. Minimum Lot Width



20 feet

3. Minimum Front Yard Setback

15 feet

4. Minimum Side Yard Setback


10 feet

5. Minimum Rear Yard Setback


20 feet

6. Minimum Livable Floor Area


1,450 Square Feet

7. Maximum Lot Coverage


​​TBD
8. Maximum Height-Principal


40 feet

9. Maximum Dwelling Units per Lot

1

10. Maximum No. of Dwellings per Building
8

11. Maximum No. of Residential Units

84

12. Minimum Building Separation

15 feet 

13. Maximum No. of Accessory Structures*
Not Permitted

*Trash enclosures shall be permitted.  

The petitioner’s proposal also includes a number of architectural, landscaping, and other design standards, which have been crafted in coordination with town staff.  We will not list all those standards in this staff report.  Staff normally provides a Comparison Matrix of the proposed standards to that of other approved development in Town.  That is not provided for McCord Square as there is nothing comparable in the Town.  This is a first of its kind development for McCordsville.    
Staff Comments:
As noted above this is mixed-use project with multiple districts.  The intent of the project is create a heart, or focal point for the Town in the form of a Town Center with functionable public spaces, along with businesses and other points of interest for the community, while also blending the project into the larger suburban context of the community.  The project attempts to achieve this by creating distinct districts that transition the surrounding area.  The Gateway District will be very similar to other recent (and future) commercial development along W Broadway.  The Village District is primarily residential and therefore will act as a buffer from the more intense Mixed-Use District from the other more residential areas surrounding this development.  The Mixed-use District is the center of the project and primarily oriented towards Mt. Comfort Road.  Mt. Comfort Road is the most heavily traveled roadway in the Town and is the economic driver of western Hancock County.  It will be the primary gateway into this project.  We are seeking smaller building footprints and building heights for the buildings adjacent to Mt. Comfort Road in order to be context-sensitive to the Old Town neighborhood.  It should also be noted that we expect redevelopment of the parcels along the westside of Mt. Comfort Road, in Old Town, in the future.  The property to the east is still used for agricultural purposes and we anticipate that remaining for some time.  However, ultimately, at some time in the future, we do anticipate that property (between this Real Estate and Jacobi Legacy Farms) to be wrapped into this PUD and developed as a future phase of Town Center.  


In addition to the creation of development standards specific to this project, this PUD also includes a Procedures/Process Section which is unique to this project.  Due to the EDA the Town must process portions of the plan review at an expedited timeframe.  This will not allow the Town to take the Development Plan through the normal Plan Commission process.  Instead, a review board – the McCord Square Review Board (MSRB) – will take the place of the Plan Commission and Architectural Review Committee in all aspects of plan review and approval, except for the primary plat.  The primary plat, by state statute, must be heard at a public hearing before the Plan Commission.  While the process/procedure is new to the town, this concept of expedited plan review is not a new concept for projects that have an EDA with a municipality.  It is generally expected and considered as part of the incentive package.  The MSRB will be made up of one Plan Commission member, one RDC member, one Town Council member, the Town Manager, and the Assistant Town Manager.  This ensures the Town Council, Plan Commission, and RDC, the boards with the most input in development, have input.  Additionally, staff is required to present all Development Plans approved within the Real Estate to the Plan Commission at the next available meeting following their approval by the MSRB to ensure the Plan Commission remains engaged and knowledgeable regarding the project’s progress. 
This Real Estate was included in the Joint Traffic Study recently completed.  We are still working through details regarding the traffic improvements that are necessary and will have that language, which is noted in subsection H(4) of the PUD Ordinance, finalized prior to the petition going before the Town Council.  
At the time of this report, staff has not received any letters of remonstrance to this petition.  
For all rezones, Indiana Code Section 36-7-4-603 states that reasonable regard shall be paid to the following items:
1. The Comprehensive Plan

2. Current conditions and the character of the current structures and uses

3. The most desirable use for which the land is adapted

4. The conservation of property values throughout the jurisdiction

5. Responsible growth and development

The Future Land Use Map envisions this area to be developed as Mixed-use and  Neighborhood Commercial.  According to the Comprehensive Plan Mixed-use is intended to encourage a high-tech, energy efficient, environmentally responsible mix of residential, retail, commercial, medical, office, public and educational facilities, recreation and institutional development.  The purpose is to create vibrant and attract gathering place for the entire community in the form of a new Town Center with adequate provisions for distinct and interconnected multi-generational uses.  The Neighborhood Commercial category is described as a commercial area that should be developed to serve adjacent neighborhoods.  These areas are located immediately adjacent to residential areas and should be designed at the human scale.  The purpose is to reduce the number of trips taken on the community’s primary arterial and collector streets, rather than to replace centrally located commercial developments.  The proposed McCord Square appears to be consistent with the future land uses called for in the Comprehensive Plan.  
Staff has completed the last tweaks to this PUD and is in full support of this proposal.  Staff will highlight the significant updates to the PUD and will be happy to go in to detail on any of the tweaks at the meeting.  
Following a satisfactory resolution to any discussions at the meeting, and following the public hearing, we recommend sending a favorable recommendation to the Town Council. The full set of actions available to the Commission are:  (a) a favorable recommendation, (b) no recommendation, (c) unfavorable recommendation, or (d) continue the petition.
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